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TO: Mayor and Councilmembers 
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SUBJECT: Appeal Of Architectural Board Of Review Approval Of 903 West 

Mission Street 
 

RECOMMENDATION:   

 
That Council deny the appeal of Pamela Brandon and support the Architectural Board of 
Review’s Preliminary Approval of the proposed accessory dwelling unit and new garage at 
903 West Mission Street. 

DISCUSSION: 

Project Description 

The proposed project involves the construction of a 525 square-foot second story 
accessory dwelling unit above a new 623 square foot three-car garage.  The proposal 
includes the demolition of an existing 317 square foot non-conforming garage, an addition 
of a 25 square foot covered porch to the existing main residence, and a 32 square foot 
addition to the main residence.  The project will result in an 876 square foot main 
residence, a 525 square foot new accessory dwelling unit and a new 623 square foot 
three-car garage on a 5,000 square foot lot that is currently developed with an 844 square 
foot single family residence and a 317 square foot detached garage. 

Project History 

On July 28, 2010, the Staff Hearing Officer (SHO) reviewed and approved two 
modifications to permit construction of a new garage within the required 20 foot front 
setback along Gillespie Street (SBMC § 28.18.060.A), and to provide less than the 
required Common Open Yard area of 600 square feet (SBMC 28.18.060.C.3). The SHO 
Resolution #041-01 is attached as Attachment 2.  

On August 23, 2010, the Architectural Board of Review (ABR) granted Preliminary 
Approval by a vote of 3/1/0 of an application for the design review of an accessory dwelling 
unit above a new garage.  The ABR minutes are attached as Attachment 3. 

On September 2, 2010, an appeal of the ABR Preliminary Approval was filed by the 
adjacent neighbor, Pamela Brandon residing at 905 W. Mission Street (Attachment 1).  
The appeal asserts that the project design is not consistent with the surrounding 
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neighborhood, the project is not consistent with the Zoning Ordinance, and that the project 
negatively affects the appellant’s property values. 

Although the ABR’s Preliminary Approval of the proposed project has been appealed, the 
appellant did not appeal the Staff Hearing Officer’s decision to approve the modifications.   

APPEAL ISSUES 

Neighborhood Compatibility 

The appellant states that the modern style of architecture is not consistent with the 
surrounding neighborhood.  

The ABR has reviewed the proposal on four occasions (Attachment 3).  The first two times 
the project was reviewed, the ABR took issue with the lack of neighborhood compatibility 
and the overall style.  The Board requested that the applicant reduce roof pitches and 
ridge heights, and asked the applicant to study a design that was more compatible in style, 
massing, and materials with the surrounding neighborhood.  The Board was not fully 
supportive of the modification to provide less than the 600 square feet of required open 
yard, because the presentation seemed too aggressive for the lot. 

On May 17, 2010, the project returned to the ABR with a revised proposal that 
incorporated changes to the overall design aesthetic, roof forms and building materials.  
The height of the second story addition was reduced by approximately 5’, which in turn 
reduced the overall mass and bulk of the project.  The revisions to the architectural style 
accomplished a more cohesive proposal and resulted in a reduction in the overall scale of 
the building that was problematic in the previous design.  The Board was supportive of the 
modern architectural style in this eclectic neighborhood, as modernism is part of the 
eclectic mix.   

The Board thoroughly reviewed the modification requests and supported the modification 
for the new garage to encroach 18” into the front setback because it enabled a more 
usable private space in the back yard, and because the plane of the garage is set back 
from the existing house on site and the structure would not protrude beyond the existing 
structure on site.  The Board supported the modification to provide less than required 
common area of 600 square feet because of the size of the lot, narrow width and its 
location on a corner.  The Board appreciated the change in architectural design.  Satisfied 
with the revised design, the Board forwarded the project to the Staff Hearing Officer. 

One Board member felt that, although this architectural style is seen throughout the City, 
this proposed design was out of context with the overall neighborhood.  

Subsequently, the project was reviewed by the Staff Hearing Officer on July 28, 2010.  
The appellant, Pam Brandon spoke at the public hearing and voiced her concerns about 
loss of privacy and reduced property value and suggested having a skylight in lieu of, or 
relocating, the window overlooking her backyard.  The Staff Hearing Officer approved the 
project with the added condition that the ABR would review the proposed window location 
on the second-story building with respect to providing maximum privacy for the neighbor.   
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The project returned to the ABR for Preliminary Review and at that time the applicant 
proposed clerestory windows so that the new accessory dwelling unit could still receive 
light from the north while still addressing the privacy concerns of the adjacent neighbor.  
The ABR granted a Preliminary Approval with comments regarding building materials.  
The ABR stated that the introduction of clerestory windows on the second story sufficiently 
addressed the privacy concerns from the adjacent neighbor.  (See Attachment 5) 

Zoning Ordinance Consistency 

The appellant asserts that the project does not comply with the Municipal Code for 
accessory dwelling units and that the property is less than 5,000 square feet as required 
per SBMC §28.18.075.E. 

The subject property’s dimensions are 50’ x 100’ per the County of Santa Barbara 
Assessor’s Map and, therefore, the size of the lot is 5,000 square feet, which is consistent 
with the requirements for an accessory dwelling unit. 

As summarized in the attached Staff Hearing Officer Staff Report (Attachment 2) dated 
July 21, 2010, with the approval of the requested modifications, the proposed project 
conforms to the City’s Zoning and Building Ordinances and policies of the General Plan.   

As of the writing of this report, no other inconsistencies have been alleged by the 
appellant. 

Second Story Window 

The appellant states that the approved project negatively affects her property values, 
because allowing a window on the second story facing west, will encroach upon her 
privacy. 

The applicant proposes a clerestory window that is 7’-6” above the finished floor of the 
second story (Attachment 5).  The ABR stated at the last meeting that the applicant’s 
privacy concerns had been adequately addressed.  Staff believes that the clerestory 
window does not result in a privacy issue.  

The proposed clerestory windows are compatible with the proposed modern architectural 
style; however, if the project were to be revised to a more traditional style, it could result in 
windows that may actually impact the appellant’s privacy. 

Additionally, the required interior yard setback is three feet for parking structures, and six 
feet for the second story.  As currently proposed, the garage is set back 10’ from the 
property line and the second story is setback 7.5’.  Allowing the building to encroach 18” 
into the front yard provides an additional buffer between the new structure and the 
neighbor’s property and aids in preserving privacy between the two properties. 

 

CONCLUSION: 

The proposed project has undergone a thorough review by staff, the ABR and the Staff 
Hearing Officer.  It is staff’s position that: appropriate consideration has been given to the 
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appellant’s issues as part of the Architectural Board of Review and Staff Hearing Officer 
review processes; the project is compatible with the neighborhood; the project is 
consistent with the Zoning Ordinance; and the proposed clerestory window does not 
impact the appellant’s privacy.   

 

NOTE: Attachment 5, Project Plans, has been sent separately to Mayor and Council 
and is available for public review in the City Clerk’s office.  

 

ATTACHMENTS: 1. Appellant’s letter dated September 2, 2010 
2. Staff Hearing Officer Staff Report, Minutes and Resolution 

#041-10 
3. ABR minutes 
4. Section showing second story clerestory window 
5. Project Plans 
 
 

PREPARED BY: Kelly Brodison, Assistant Planner 
 
SUBMITTED BY: Paul Casey, Assistant City Administrator/Community 
 Development Director 
 
APPROVED BY:  City Administrator's Office 
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